
 

 

Staff Report 
To: Economic Development Commission Members 

From: Krista Linke, Director 

Date: January 7, 2016 

Re: Case EDC 2016-01 – Pierce Hardy Limited Partnership and 84 Lumber Company 

              

Case EDC 2015-01 – Pierce Hardy Limited Partnership and 84 Lumber Company: A request for a 5-year 
tax abatement on $1,750,000 in personal property and a 7-year abatement on $650,000 in real property 
investment. 

Location: 1850 N. Graham Road 
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Summary: 

1. Characteristics of this location: 

A speculative 80,500 square foot manufacturing facility was built in 2005. Meadors & Associates 
acquired the property and built trusses and wall sections. The property was granted a 10 year tax 
abatement through Resolution 2005-13. This abatement was not tied to the creation of jobs or 
salaries. The last year for the abatement is 2015 pay 2016. Ed and Betty Meadors sold the property 
to Trussway, Ltd. In 2006. Trussway Ltd. closed this location in July of 2009.  

2. Characteristics of this petitioner: 

84 Lumber Company has been in existence since 1956 in Eighty Four, Pennsylvania. 84 Components 
was founded in 1985 and is the manufacturing division for 84 Lumber Company, a leading 
manufacturer of metal plate connected roof and floor trusses and wall panels. They currently 
operate multiple manufacturing facilities nationwide. Each 84 Component facility utilizes state of 
the art manufacturing technology and the latest design software, designed to cater to the 
specialized project needs of professional builders. Margaret H. Magerko owns both Pierce Hardy 
Limited Partnership and 84 Lumber Company through various trusts.  

3. Characteristics of this project: 

The project will include the purchase of $1,750,000 in equipment, consisting of floor line equipment, 
panel line equipment, laser line equipment, roof line equipment, and miscellaneous accessories. 
They will also purchase miscellaneous saws as well as a van and trailer, rollers, stackers and a live 
deck.  

Improvements made the existing facility are estimated to cost approximately $650,000. The tax 
abatement being requested would be applied to only these improvements, not the existing assessed 
value of the property.  

4. Economic Revitalization Area (ERA): 

This property has been previously designated an ERA through City Council Resolution 2001-29 and 
2001-33. This ERA is scheduled to expire on January 1, 2017.  

5. ERA & Tax Abatements Findings (Real Property): 

Indiana Code Section 6-1.1-12.1-3 states that the following findings must be made when considering 
an ERA designation and the granting of a tax abatement for real property: 

a. Whether the estimate of the value of the development or rehabilitation is reasonable for 
projects of that nature; 

b. Whether the estimate of the number of individuals who will be employed or whose employment 
will be retained can be reasonably expected to result from the proposed redevelopment or 
rehabilitation; 
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c. Whether the estimate of annual salaries of those individuals who will be employed or whose 
employment will be retained can be reasonably expected to result from the proposed 
redevelopment or rehabilitation; 

d. Whether any other benefits about which information was requested are benefits that can be 
reasonably expected to result from the proposed redevelopment or rehabilitation; and 

e. Whether the totality of the benefits is sufficient to justify the tax abatement. 

6. ERA & Tax Abatements Findings (Personal Property): 

Indiana Code Section 6-1.1-12.1-4.5 states that the following findings must be made when 
considering an ERA designation and the granting of tax abatement for personal property: 

a. Whether the estimate of the cost of new manufacturing equipment is reasonable for equipment 
of that type; 

b. Whether the estimate of the number of individuals who will be employed or whose employment 
will be retained can be reasonably expected to result from the instillation of new manufacturing 
equipment; 

c. Whether the estimate of annual salaries of those individuals who will be employed or whose 
employment will be retained can be reasonably expected to result from the installation of the 
new manufacturing equipment; 

d. Whether any other benefits about which information was requested are benefits that can be 
reasonably expected to result from the installation of the new manufacturing equipment; and 

e. Whether the totality of the benefits is sufficient to justify the tax abatement. 

7. City of Franklin “Tax Abatement Policy” criteria: 

The “Tax Abatement Policy” section of the City of Franklin Community Investment Incentives 
Summary states that the Economic Development Commission shall use certain criteria when 
considering a request for tax abatement.  A comparison of those criteria and this request follows: 

a. Diversification of Local Occupations: According to the Employment Phase-In Schedule 
submitted, there will be 67 jobs created in the first year of the abatement. The average hourly 
salary for these 67 employees is $15.38. The applicant estimates a total of 100 jobs will be 
created within five years with the same average hourly rate. Wage figures do not include 
benefits. Benefit information is included as an attachment.  
 

b. Diversification of Local Employment:  According to the 2012 U.S. Census Bureau, there were 3 
veneer, plywood and or engineered wood product manufacturing establishments in Johnson 
County. 

c. Increase in Local Salaries: The average wage for all industries in Johnson County for the first 
quarter of 2012 was $14.98.  The average hourly wage in Johnson County for the manufacturing 
sector is $23.14 per hour. The average hourly wage in Johnson County for veneer, plywood and 
or engineered wood product manufacturing employees in 2012 is not disclosed due to the low 



   

EDC Case # 2016-01  Page 4 

number of employees. The average hourly wage (without benefits) for the 100 jobs being 
created is $15.38 per hour.  

d. Sustainable Land Use: The petitioner proposes to make this investment at an existing building in 
Franklin that has been available since it was closed by Trussway in 2011.  

e. Future Community Investment: The applicant should share with the EDC their plans for future 
community investment. The company has indicated on their application that they are agreeable 
to a 2% economic development fee on real property and a 5% economic development fee on 
personal property improvements.  

f. Conformance with the Comprehensive Plan: The Comprehensive Plan - Land Use Map identifies 
this property as a Light Industrial Area. Light industrial areas include a variety of employment 
and production facilities. Uses in this area may include warehouses, distribution centers, 
assembly facilities, technology centers, research and manufacturing facilities, professional 
offices. Light industrial areas are distinguished from manufacturing areas in that manufacturing 
areas focus on the manipulation of unfinished products and raw materials. Light Industrial 
facilities generally do not produce emissions of light, heat, sound, vibration, or odor and are 
completely contained within buildings. Some limited outdoor storage of finished products may 
occur. Light Industrial areas may also include facilities which are complimentary to their role as 
employment centers.   

The property is zoned IL, Industrial: Light. The “IL,” Industrial: Light zoning district is intended to 
provide locations for light production, assembly, warehousing, research and development 
facilities, and similar land uses. This district is intended to accommodate only industrial uses that 
are completely contained within structures and do not involve the outdoor storage of materials 
or the release of potential environmental pollutants. This district should be used to support the 
industrial retention and expansion in Franklin.  

8. Tax Abatement Duration: 

The City of Franklin Community Investment Incentives Summary provides that longer periods of 
abatement on real and personal property may be considered for requests of an exceptional nature.  The 
Summary states that development examples of an exceptional nature include projects which: 

a. Create a new plant or product line for an existing manufacturer; 

b. Creates substantial employment opportunities with higher than average wages; 

c. Increase substantially property values and the city tax base with minimal impact to city services 
(police & fire protection, schools, utilities, infrastructure, etc.); and 

d. Utilize existing public infrastructure (sanitary & storm sewer, roads & streets, drainage facilities, and 
other utilities). 

9. Requested Effective Year: 

The petitioner has requested that, if approved, the tax abatement be effective for the tax year 2016, 
payable 2017. 
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Staff Comments: 

This tax abatement application proposes the use of an existing industrial warehouse building that was 
formerly used for truss manufacturing and has been empty since the middle of 2011. The reuse of the 
property and additional investment being made at this location is a tremendous positive outcome for the 
Franklin community. While the average hourly wage for proposed 100 employees is lower than the overall 
manufacturing sector, it is higher than the average hourly wage for all industry sectors combined in Johnson 
County.  

 



2016               
Payable 

2017

2017               
Payable 

2018

2018               
Payable 

2019
Cost of Equipment $1,750,000 $1,750,000 $1,750,000
True Cash Percentage Rate 65% 50% 35%
True Cash Value $1,137,500 $875,000 $612,500
Net Tax Rate 3.0% 3.0% 3.0% Total
Tax w/o Abatement $34,125 $26,250 $18,375 $78,750

Abatement Rate 100% 66% 33%
Amount Abated $34,125 $17,325 $6,064 Total
Taxes Paid w/Abatement $0 $8,925 $12,311 $21,236

Total Fees Paid
5% Fee $1,706 $866 $303 $2,876

Total Tax Savings without Economic Development Fee
$57,514

Total Tax Savings with 5% Economic Development Fee
$54,638

84 Lumber Company
Sample Property Tax on Personal Property (3 Year)

Personal Property Tax Investment: $1,750,000
Tax Rate: 3.0%

3 YEAR



2016               
Payable 

2017

2017               
Payable 

2018

2018               
Payable 

2019

2019               
Payable 

2020

2020               
Payable 

2021
Cost of Equipment $1,750,000 $1,750,000 $1,750,000 $1,750,000 $1,750,000
True Cash Percentage Rate 40% 56% 42% 32% 24%
True Cash Value $700,000 $980,000 $735,000 $560,000 $420,000
Net Tax Rate 3.0% 3.0% 3.0% 3.0% 3.0% Total
Tax w/o Abatement $21,000 $29,400 $22,050 $16,800 $12,600 $101,850

Abatement Rate 100% 80% 60% 40% 20%
Amount Abated $21,000 $23,520 $13,230 $6,720 $2,520 Total
Taxes Paid w/Abatement $0 $5,880 $8,820 $10,080 $10,080 $34,860

Total Fees Paid
5% Fee $1,050 $1,176 $662 $336 $126 $3,350

Total Tax Savings without Economic Development Fee
$66,990

Total Tax Savings with 5% Economic Development Fee
$63,641

84 Lumber Company
Sample Property Tax on Personal Property (5 Year Period)

Personal Property Tax Investment: $1,750,000
Tax Rate: 3.0%

5 YEAR



2016               
Payable 

2017

2017               
Payable 

2018

2018               
Payable 

2019
True Cash Value $650,000 $650,000 $650,000
Assessed Value $650,000 $650,000 $650,000
Net Tax Rate 3.0% 3.0% 3.0% Total
Tax w/o Abatement $19,500 $19,500 $19,500 $58,500

Abatement Rate 100% 66% 33%
Amount Abated $19,500 $12,870 $6,435 Total
Taxes Paid w/Abatement $0 $6,630 $13,065 $19,695

Total Fees Paid
2% Fee $390 $257 $129 $776

Total Tax Saving without Economic Development Fee
$38,805

Total Tax Savings with 2% Economic Development Fee
$38,029

Pierce Hardy Limited Partnership
Sample Property Tax on Real Property (3 Year) with 2% Economic Development Fee

Real Property Tax Investment: $650,000
Tax Rate: 3.0%

3 YEAR



2016               
Payable 

2017

2017               
Payable 

2018

2018              
Payable 

2019

2019               
Payable 

2020

2020               
Payable 

2021
True Cash Value $650,000 $650,000 $650,000 $650,000 $650,000
Assessed Value $650,000 $650,000 $650,000 $650,000 $650,000
Net Tax Rate 3.0% 3.0% 3.0% 3.0% 3.0% Total
Tax w/o Abatement $19,500 $19,500 $19,500 $19,500 $19,500 $97,500

Abatement Rate 100% 80% 60% 40% 20%
Amount Abated $19,500 $15,600 $11,700 $7,800 $3,900 Total
Taxes Paid w/Abatement $0 $3,900 $7,800 $11,700 $15,600 $39,000

Total Fees Paid
2% Fee $390 $312 $234 $156 $78 $1,170

Total Tax Saving without Economic Development Fee
$58,500

Total Tax Savings with 2% Economic Development Fee
$57,330

Pierce Hardy Limited Partnership
Sample Property Tax on Real Property (5 Year Period) with 2% Economic Development Fee

Real Property Tax Investment: $650,000
Tax Rate: 3.0%

5 YEAR



2016               
Payable 

2017

2017               
Payable 

2018

2018               
Payable 

2019

2019               
Payable 

2020

2020              
Payable 

2021

2021               
Payable 

2022

2022             
Payable 

2023
True Cash Value $170,000 $170,000 $170,000 $170,000 $170,000 $170,000 $170,000
Assessed Value $170,000 $170,000 $170,000 $170,000 $170,000 $170,000 $170,000
Net Tax Rate 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% 3.0% Total
Tax w/o Abatement $5,100 $5,100 $5,100 $5,100 $5,100 $5,100 $5,100 $35,700

Abatement Rate 100% 85% 71% 57% 43% 29% 14%
Amount Abated $5,100 $4,335 $3,621 $2,907 $2,193 $1,479 $714 Total
Taxes Paid w/Abatement $0 $765 $1,479 $2,193 $2,907 $3,621 $4,386 $15,351

Total Fees Paid
2% Fee $102 $87 $72 $58 $44 $30 $14 $407

Total Tax Saving without Economic Development Fee
$20,349

Total Tax Savings with 2% Economic Development Fee
$19,942

Tax Rate: 3.0%
Real Property Tax Investment: $650,000

Sample Property Tax on Real Property (7 Year) with 2% Economic Development Fee
Pierce Hardy Limited Partnership

7 YEAR
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